BORDER ISSUES STATUS REPORT
Revised June 21, 2022

The following is a listing of the history and most recent status of all of the Border Issues
that are currently being monitored by the City.

BUTCHER SOLANA RESIDENTIAL DEVELOPMENT PROJECT (TORRANCE)
X Last Update: June 21, 2022

On July 27, 2017, the City of Torrance released the Notice of Preparation (NOP) of an
Environmental Impact Report (EIR) for the Butcher-Solana Residential Development
Project. The project proposes a 248-unit apartment complex on a 5.71-acre portion of a
24.68-acre former quarry site located at the southwesterly corner of Hawthorne Blvd.
and Via Valmonte in the City of Torrance. The project site abuts city-owned parkland in
Palos Verdes Estates and Ernie Howlett Park in Rolling Hills Estates. The 30-day
public comment period was set to end on August 28, 2017 and a public scoping meeting
was scheduled at Torrance City Hall on August 10, 2017. Click here for additional
information on the City of Torrance § website.

On August 10, 2017, the City of Torrance held a scoping meeting for the proposed 248-
unit Butcher-Solana Residential Development Project. The meeting was well-attended
by residents from Torrance, Palos Verdes Estates and other nearby neighborhoods and
cities. Speakers were universally opposed to the proposed project, citing issues related
to traffic and parking, neighborhood compatibility, general plan consistency, geology
and landslides, noise, air quality, cultural resources and other issues. During the latter
half of August 2017, City Staff planned to meet with our colleagues at Palos Verdes
Estates and Rolling Hills Estates to coordinate our written comments on the scope of
the project § EIR. Comments on the scope of the EIR were due to the City of Torrance
by 5:00 PM on August 28, 2017.

On August 23, 2017, Staff members from all four (4) Peninsula cities met to discuss our
responses to the request for comments on the scope of the Environmental Impact
Report (EIR) for the proposed 248-unit Butcher-Solana apartment project in the Walteria
neighborhood of the City of Torrance. Issues of concern to the Peninsula cities included
construction impacts, traffic/parking impacts, noise and open space. Each of the cities
submitted comments to Torrance by the August 28, 2017 comment deadline. However,
Torrance indicated that it would continue to ¥nformally “accept comments on the scope
and content of the EIR until September 18, 2017.

On June 19, 2019, the City of Torrance released a draft environmental impact report
(DEIR) for the proposed Butcher Solana apartment project at the southwest corner of
Hawthorne Boulevard and Via Valmonte. The project would consist of 248 one- and
two-bedroom apartments in three five-story buildings with 484 parking spaces in a six-
story structure. The public comment period for the DEIR was extended from 45 to 60
days.


https://www.torranceca.gov/our-city/community-development/planning/butcher-solana

The DEIR can be viewed at https://www.torranceca.gov/our-city/community-
development/planning/butcher-solana

In early August 2019, Staff attended a meeting with staff from the cities of Palos Verdes
Estates and Rolling Hills Estates to discuss the project and how each city intended to
comment. Several concerns were raised, including inconsistencies throughout the
document, purportedly outdated information, and erroneous analyses. Staff also
attended a community meeting about the project at the Red Onion restaurant in Rolling
Hills Estates.

According to planning staff at the City of Torrance, because the project falls in that city §
Hillside Overlay Area, the applicant was required to construct silhouettes showing the
structures Yvisual impacts. Due to heightened interest, Torrance planning staff required
the silhouettes go up for a longer-than-usual period of at least 60 days before the
development § first hearing at the Planning Commission.

Silhouettes were constructed in late July, but Torrance planning staff was unable to
certify them because they were damaged. The project application is therefore
considered incomplete.

On August 19, 2019, the City submitted its comments on the DEIR, noting that although
several issues the City previously raised were addressed in the analysis, numerous
other concerns were not, as well as inaccuracies that the City identified.

According to the City of Torrance, more than 690 comment letters came in, and in mid-
September, the project developer notified planning staff it was putting the project on
hold while it reviewed them.

The project is not withdrawn and the developer is expected to touch base with the City
of Torrance about its next steps in 2020, according to city staff.

As of June 2020, City of Torrance planning staff indicated the project remains on hold.
As of December 2020, City of Torrance planning staff indicated it has not heard from the
project developer since prior to the onset of the COVID-19 pandemic and the project
remains on hold.

As of June 2021, City of Torrance planning staff indicated the project remains on hold.

As of December 2021, City of Torrance planning staff indicated the project remains on
hold.

As of June 2022, City of Torrance planning staff indicated the project remains on hold.

Staff will continue to monitor this issue in future Border Issues Status Reports.


https://www.torranceca.gov/our-city/community-development/planning/butcher-solana
https://www.rpvca.gov/DocumentCenter/View/15317/City-of-RPV-Comment-Letter-re-Solana-DEIR-8-19-19

DEFENSE FUEL SUPPORT POINT SAN PEDRO (LOS ANGELES (SAN PEDRO))
X Last Update: June 21, 2022

On October 15, 2018, Staff received notice from the Navy that it is beginning the
environmental review process to lease a portion of the Defense Fuel Support Point
(DFSP) San Pedro for commercial fueling operations. The Navy sought comments on
the scope of the proposed Environmental Assessment (EA) for a 35-day period from
October 10, 2018, through November 13, 2018.

On October 17, 2018, Staff attended a special meeting of the Northwest San Pedro
Neighborhood Council § (NWSPNC) Planning and Land Use Committee at which this
proposal was discussed. The Navy has prepared a fact sheet for the proposal but the
details remain rather vague. The lease area could include both the main terminal on
Gaffey St. and the marine terminal at Pier 12 in the Port of Long Beach, as well as
existing pipelines connecting to these facilities. The type(s) of fuel to be stored or
transshipped is unknown at this time. It is possible that the three (3) remaining
aboveground fuel tanks at DFSP San Pedro 2 located off Western Ave. just south of
Palos Verdes Dr. N. 2 might be put back into service.

On November 13, 2018, Staff sent the attached comments on the scope of the draft EA
to the Navy. The Navy reportedly expects to release the draft EA for public review and
comment in Spring 2019. Staff has asked for the standard 15-day public comment
period to be expanded to forty-five (45) days.

On April 17, 2019, Staff received notice from the Navy of the release of a draft
environmental assessment (EA) of a proposal to renew fueling operations under a
commercial lease at Defense Fuel Support Point San Pedro (DFSP), the sprawling,
inactive Navy fuel tank farm on North Gaffey Street (which borders the City on a stretch
of Western Avenue), and an 8-acre marine terminal about five miles southeast in the
Port of Long Beach.

The Navy deactivated DFSP in late 2015, filling its underground tanks with foamcrete
for permanent closure, and began exploring how the site could be used in the future.
The Navy determined DFSP is desirable for fueling needs for the growing Pacific Fleet.
According to the Navy, leasing the property to a commercial operator is optimal
because it would enable the Navy to use the site for fueling operations, but have the
lessee cover the costs of rehabilitation and maintenance of facilities.

The draft EA studied two alternatives: Alternative 1 proposed renewing fueling
operations for a mix of commercial and Navy use on 311 acres at the San Pedro site,
the marine terminal and about 14 miles of underground pipelines; and Alternative 2
proposed renewing operations at the marine terminal and pipelines only. A No Action
Alternative was also studied, but the Navy determined this would not meet its needs.

The analysis assumed a maximum of 30 million barrels of fuel a year being transported
for commercial and Navy use, noting the historical use by the Navy of 4 million to 12


https://www.cnic.navy.mil/regions/cnrsw/installations/nws_seal_beach/om/environmental_support/projects/dEA-DFSP1.html

million barrels per year. The assessment found that, with mitigation, there would be no
significant impacts across 13 resource areas. Development would be limited to
previously disturbed areas and biological resources that support sensitive species,
including the Palos Verdes blue butterfly population, would not be disturbed. Three
aboveground storage tanks near Western Avenue and Palos Verdes Drive North could
be reactivated and additional facilities, including new tanks, could be constructed.

On May 16, 2019, Staff submitted a comment letter to the Navy raising serious
concerns with the proposal, including the unknowns of potential commercial uses and
the construction of new facilities at the San Pedro site, public safety hazards, increased
traffic, and biological and visual impacts.

Los Angeles City Councilman Joe Buscaino, who represents the Harbor Area, sent a
letter to the Navy opposing reactivating the San Pedro site, saying multiple existing
liquid bulk facilities in the twin ports of Los Angeles and Long Beach are capable of
meeting the Navy § needs.

In response to requests from the community, the Navy extended the public comment
deadline for the draft EA from May 20, 2019 to June 3, 2019.

On May 29, 2019, Staff attended a meeting of the Northwest San Pedro Neighborhood
Council Community Issues Committee, where the panel heard an overview of the
proposal from Gregg Smith, a public affairs officer for Naval Weapons Station Seal
Beach. Smith took questions and clarified that the Navy would not collect rent from the
lessee, saying the arrangement would be for in-kind services (improvements and
maintenance). Smith also said that since announcing plans to potentially reactivate
DFSP, the Navy has been approached by several local oil industries that expressed
interest in the potential outlease.

The committee members raised various public safety concerns about renewing and
significantly increasing fueling operations at the depot site in San Pedro, given its
proximity to homes, populated areas, the nearby Rancho LPG storage tanks and the
Philips 66 oil refinery. Smith said that under Alternative 2, one possibility could be for a
nearby oil refinery with existing pipelines capable of connecting to the marine terminal to
enter an outlease, meaning, the use of the site near homes could be avoided.

The Navy granted the Northwest San Pedro Neighborhood Council an extension to
submit comments on the draft EA after June 3, 2019 so they could be discussed at the
council § next board meeting after the deadline. On June 10, 2019 the board voted
unanimously to send a letter opposing Alternative 1 over various environmental and
public safety concerns, expressing strong opposition to the construction of new storage
tanks, and calling for additional alternatives to be studied before making a decision on
Alternative 2.

According to the Navy, a final EA should be released by the end of 2019. The Navy
would then put out a request for proposals and make a final decision on its next steps



soon after. Any potential development not studied in the EA would require additional
analysis.

On November 4, 2019, the U.S. Navy released a request for proposals (RFP) for a
proposed outlease of Defense Fuel Support Point San Pedro (DFSP), the sprawling,
inactive Navy fuel tank farm on North Gaffey Street (which borders the City on a stretch
of Western Avenue), and an 8-acre marine terminal about five miles southeast in the
Port of Long Beach.

The RFP can be viewed online at
https://beta.sam.gov/opp/5154a49bfb9b09f33f91a9eb276e3a03/view?index=0pp&page
=1&sort=-

relevance&keywords=defense%20fuel%20support&date_filter_index=0&inactive_filter_
values=false

Proposals are due January 17, 2020. Prior to the release of the RFP, the Navy indicated
it had been approached by several local oil industries that expressed interest in the
potential outlease.

The RFP states that the Navy § target lease execution date is August 31, 2020. All
federal, state and local permits and licenses required to meet the Navy § fueling
requirement would need to be obtained by the end of August 2022, and the operator
would need to be capable of delivering fuel to the Navy via pipeline at the fuel pier by
the end of August 2023.

The solicitation period for the RFP closed on February 14, 2020, with no proposals
UHFHLYHG e ANdvy Btill has a requirement for contingency ship fueling that
must be provided in a safe, secure and cost-effective P D Q Q Aftér receiving feedback
from the industry, it was determined that there was commercial interest in the release of
a modified solicitation offering more flexible alternatives (including the ability to take only
portions of the DFSP property rather than the entire property) and more information to
proposers. The Navy released a Request for Qualifications (RFQ) on May 1, 2020, with
a re-structured RFP scheduled to be available in July 2020. The RFQ was updated to
extend the deadline for Statements of Qualification to June 11, 2020.

A copy of the RFQ can be viewed online at

https://beta.sam.gov/opp/e70b882837da49ea9a67ce7403c2738f/view?keywords=defen
se%20fuel%20support%20point&sort=-relevance&index=0pp&is_active=true&page=1

It is Staff § understanding that the final EA will not be released until after proposals
come in so the assessment can fully analyze the most likely scenarios for future use of
the site.

On July 2, 2020, the request for qualifications (RFQ) solicitation period closed for the
proposed commercial outlease. The Navy received several responses to the RFQ, and
a request for proposals (RFP) was released in August 2020.


https://beta.sam.gov/opp/5154a49bfb9b09f33f91a9eb276e3a03/view?index=opp&page=1&sort=-relevance&keywords=defense%20fuel%20support&date_filter_index=0&inactive_filter_values=false
https://beta.sam.gov/opp/e70b882837da49ea9a67ce7403c2738f/view?keywords=defense%20fuel%20support%20point&sort=-relevance&index=opp&is_active=true&page=1

The RFP period closed in September 2020, but the Navy has not yet determined what
the future use of the property will EH ) H Gsdlidifatidn regulations prevent the release
of information about individual commercial proposals at this point in the solicitation
process.

Following the release of a revised RFP in January 2021, the U.S. Navy selected an
offeror for commercial use of the Main Terminal of DFSP. DFSP also includes an 8-acre
marine terminal about five miles southeast in the Port of Long Beach, but the Navy
determined it would be in the best interests of the government for the Main Terminal
and Marine Terminal outlease processes to be separated. In February 2021, the Navy
readvertised the Marine Terminal and pipelines for a separate lease, without the
requirement for Navy ships to receive fuel at Pier 7 Kbé&iv RFP closed in April

As of December 2021, negotiations are underway for separate leases for the Main
Terminal and the Marine Terminal. According to the Navy, the Marine Terminal outlease
is scheduled to be completed by mid-2022, and the Main Terminal outlease signing is
scheduled to be completed by the end of 2022. No additional information is available
due to Department of Defense solicitation regulations. Once the leases are signed, the
Navy will be able to provide additional information.

As of June 2022, negotiations remain ongoing for the separate leases for the Main
Terminal and the Marine Terminal. No_additional information is available due to
Department of Defense solicitation regulations. Once the leases are signed, the Navy
will be able to provide additional information.

A final environmental assessment (EA) was scheduled to be released in mid-June for

the Marine Terminal portion of DFSP, and the Navy was still determining whether a
supplemental EA is needed for the Main Terminal on Gaffey Street.

Staff will continue to monitor this issue in future Border Issues Status Reports.

PONTE VISTA PROJECT AT FORMER SAN PEDRO NAVY HOUSING SITE (CITY
OF LOS ANGELES/SAN PEDRO)
X Last Update: June 21, 2022

There was no new information presented at the August 28, 2002 San Pedro Facility
Restoration Advisory Board (RAB) meeting regarding the status of the transfer of the
San Pedro and Palos Verdes housing sites to the various agencies identified by the San
Pedro Reuse Committee in 1999. A portion of the housing along Taper Avenue was
transferred to the Archdiocese of Los Angeles in 2001 for the possible future expansion
of Mary Star of the Sea High School.



On September 13, 2002, Staff spoke with Navy personnel regarding the transfer of the
housing sites. According to the Minutes of the August 2001 RAB meeting, the transfer
of these properties was being held up by the issue of Palos Verdes blue butterfly habitat
on and adjacent to the housing sites. Consultations between the Navy and the US Fish
and Wildlife Service (USFWS) over the Navy § proposed habitat plan reached an
impasse in early 2002, which was only broken when the Navy agreed that it would
retain ownership of a critical habitat area adjacent to the Palos Verdes housing site.
Under this scenario, the various proposed recipients of the properties 2 including
Marymount College 2 would be responsible for dealing individually with USFWS if any
critical habitat issues arose on their respective properties as a result of their proposed
reuse and/or redevelopment. However, the City of Los Angeles apparently objects to
this scenario and has asked the Department of Housing and Urban Development
(HUD) 2 which is the last Federal agency that needs to approve the transfer of the
properties 2 to withhold any action on the San Pedro Reuse Plan until its concerns are
addressed. Navy personnel indicated that HUD could unilaterally approve the Reuse
Plan over the City of Los Angeles fpbjections but has been understandably reluctant to
do so. Nevertheless, the Navy believed that the transfer of the housing sites could be
finalized by early 2003.

On October 28, 2002, the Daily Breeze reported that the impasse regarding the transfer
of the former Navy housing sites had been broken, largely due to the efforts of
Congresswoman Jane Harman and Los Angeles City Councilwoman Janice Hahn. The
transfer of the property to the City of Los Angeles was expected to be complete by the
end of 2002. As a part of the property transfer, the Navy will set aside a 10-acre fenced
preserve for the Palos Verdes blue butterfly, to be maintained and monitored by the a
land conservancy group. The housing sites will ultimately be transferred to Marymount
College, Rolling Hills Preparatory School, South Bay Crossings and the Kenny
Nickelson Memorial Foundation for Homeless Veterans, all of whom were identified in
the 1999 base reuse plan. However, the Harbor-UCLA Research and Education
Institute (REI), which was slated to redevelop approximately 46.5 acres of the Western
Avenue housing site, withdrew its plans for the site. With the withdrawal of REI, its
portion of the San Pedro housing site will be put up for bid sale by the Navy in early
2003. The former REI portion 2 which is zoned R-1 and contains approximately 190
dwelling units 2 is expected to generate interest from the residential development
community.

On January 18, 2003, the Los Angeles Times reported that HUD was slated to make a
final decision on the 1999 reuse plan in late January 2003, pending resolution of a
revived dispute between the City of Los Angeles and Volunteers of America (VOA), a
homeless advocacy group. VOA was one of the original applicants for the reuse of the
former Navy housing, but was not one of the final recipients identified in the 1999 plan.
VOA had been trying to increase the number of dwelling units set aside for low-income
families and the homeless, particularly since the units formerly allocated to REI are now
up for grabs “with the withdrawal of REI § proposal for the San Pedro housing site. The
South Bay Daily Breeze subsequently reported on February 5, 2003, that the City of Los



Angeles and VOA failed to reach a compromise, and the 1999 reuse plan was
forwarded to HUD as originally approved.

On March 8 and 9, 2003, the Times and the Daily Breeze, respectively, reported that
HUD had rejected the 1999 reuse plan for the former Navy housing sites. In a letter to
the City of Los Angeles, HUD stated that the 1999 reuse plan did not adequately
balance economic development and the needs of the community § homeless. HUD
further suggested that at least seventy-six (76) additional dwelling units be set aside for
low-income housing, possibly within the San Pedro housing site on Western Avenue.
HUD has given the City of Los Angeles ninety (90) days to develop a revised plan to
address its concerns.

On May 6, 2003, Staff in the office of Los Angeles City Councilwoman Janice Hahn
advised the City that neither Councilwoman Hahn nor Los Angeles Mayor James Hahn
proposed or supported any alteration to the 1999 reuse plan. The Councilwoman §
Staff indicated that the City of Los Angeles was working on a response to HUD §
concerns, which was scheduled to be transmitted to HUD. Ultimately, the City of Los
Angeles did not respond to HUD § concerns by the June 7, 2003 deadline, effectively
reiterating its endorsement of the original 1999 reuse plan.

On June 20, 2003, Staff contacted Navy personnel regarding the next steps in the
property transfer process. Based upon the City of Los Angeles response (or lack
thereof) to HUD § comments about the 1999 reuse plan, HUD has sixty (60) days to
issue a final determination regarding the disposal of the property. If HUD stands by its
previous position that at least seventy-six (76) additional units be set aside for low-
income housing, then HUD has the authority to decide what agency or entity will receive
those units. Pending HUD § final determination, the Navy has made no decision
regarding the disposition of the housing sites. However, once a final determination is
issued, the Navy will transfer the property based upon the allocation program outlined in
the 1999 reuse plan (as modified by HUD). Any unallocated portions of the property
(i.e., the former Harbor-UCLA Research and Education Institute portion) will be put up
for public sale to the highest bidder.

HUD rejected the 1999 reuse plan for the former Navy housing sites in San Pedro on
August 13, 2003. According to Los Angeles City Councilwoman Janice Hahn § office,
the Navy now plans to auction off the Western Avenue portion of the property to the
highest bidder. As mentioned previously, the property is zoned R-1 and would be
expected to be developed with market-rate single-family homes.

On September 8, 2003, a representative of Councilwoman Hahn § office made a
presentation to the Northwest San Pedro Neighborhood Council regarding the
disposition of the former Navy housing sites in light of HUD § rejection of the 1999 reuse
plan. Also present at the meeting were representatives of Marymount College, Rolling
Hills Preparatory School and Volunteers of America (VOA).



Councilwoman Hahn § representative made it clear that HUD § request for seventy-six
(76) additional units for the homeless was only a recommendation to the Navy, which
has the final authority to determine the allocation of the property. She further stated that
the Navy has indicated that it intends to comply with pirit “of the 1999 reuse plan and
the Intent "of HUD § recommendation. To this end, the Navy expects to transfer all of
the property on the Palos Verdes site in general accordance with the 1999 reuse plan.
However, with the exception of one acre and two structures allocated to the Kenny
Nickelson Memorial Foundation for Homeless Veterans, the balance of the San
Pedro/John Montgomery site 2 containing two hundred forty-five (245) dwelling
units 2 will be put up for Internet bid auction, and potential bidders will be advised of
their obligation to provide for seventy-six (76) units of homeless housing. This
obligation can be satisfied by 1) buying out the homeless services providers (i.e., VOA
and San Pedro Enterprise Community (SPEC)) for the value of the units; 2) agreeing to
provide the units on-site as a part of a future development project; or 3) some
combination of both of these alternatives. The Navy now hopes to dispose of all of its
former housing by the end of 2003.

At the annual San Pedro Facility RAB meeting on October 1, 2003, Navy personnel
stated that the Navy had issued a Finding of Suitability to Transfer (FOST) for the San
Pedro/John Montgomery housing site, thereby clearing the way for its sale. However, a
FOST had not yet been issued for the Palos Verdes site.

In response to Councilman Clark § comments at the October 7, 2003 City Council
meeting, Staff contacted Los Angeles City Councilwoman Janice Hahn § office
regarding any further action by the City regarding the transfer of the housing sites.
According to Staff in the Councilwoman § office, the transfer of the housing sites is
proceeding and the City of Los Angeles is not taking any further action to delay it or to
re-open the process to another reuse committee. On November 5, 2003, Staff prepared
a draft letter to the Navy expressing the City Council § position that the reuse plan
should be implemented and the housing sites transferred as approved by the reuse
committee and the Los Angeles City Council in 1999. This letter was finalized and sent
to the Navy on November 6, 2003.

On March 10, 2004, Staff and Councilman Wolowicz attended a meeting with Navy
representatives to discuss the status of the transfer of the former Navy housing site with
25 to 30 concerned residents in the area, including Rancho Palos Verdes residents from
the Rolling Hills Riviera and Palo de Encino neighborhoods. The meeting featured Elise
Swanson of Los Angeles Councilwoman Janice Hahn § office, John Hill and Kimberly
Kessler with the Navy and Chad Molnar of U.S. Congresswoman Jane Harman § office.

Mr. Hill briefly recapped the history of the 1999 reuse plan and its rejection by the U.S.
Department of Housing and Urban Development (HUD) in August 2003. He reported
that the educational conveyances of portions of the Palos Verdes site to Marymount
College and Rolling Hills Preparatory School were moving forward. He noted that the
conveyance of 76 units of the Palos Verdes site to South Bay Crossings for homeless
housing was still held up with HUD, which is assessing South Bay Crossings fability



(financial and otherwise) to implement their proposed project. He also reconfirmed that
the San Pedro site would be put up for public bid auction this summer, with the winning
bidder obligated to provide 76 units of homeless housing for Volunteers of America
(VOA). This obligation could be met by providing these units on site, or negotiating to
buy out "VOA for the value of all or a part of these units. Mr. Hill also stated that, in the
event that HUD does not %ign off “South Bay Crossings fproposal, the 76 units on the
Palos Verdes site would also be awarded to VOA.

In response to many attendees fconcerns about VOA § intentions regarding the San
Pedro site, Ms. Swanson stated Councilwoman Hahn has been working actively with
VOA to find an alternative off-site location for these 76 units of homeless housing. She
said that the Councilwoman has met with VOA and representatives of a church in Watts
to discuss such an alternative, and that VOA has expressed interest in other site options
for these units.

Many attendees questioned HUD § determination rejecting the 1999 reuse plan, and
asked what (if anything) could be done now to change this determination. It was the
consensus of Mr. Hill, Ms. Kessler and Ms. Swanson that there was little or no chance
of changing HUD § determination. Mr. Hill stated that the Navy would not question or
challenge HUD § determination regarding the additional 76 homeless units because the
Federal statute regulating the procedures for base closures gave this authority to HUD,
while the Navy has no expertise in homeless housing matters. He also stated that this
was the only case of which he was aware where HUD rejected the reuse plan for former
Navy property, and that there were no provisions in the Federal statute to allow the
community to formally %tep back into” the process if a reuse plan is rejected. In
response to questions from attendees, Mr. Molnar stated that he would try to find out
the basis for HUD § selection of 76 as the number of additional homeless units needed,
which appeared to be an arbitrary number to many people.

Marymount College § acquisition of an 11.3-acre portion of the former Navy housing site
on Palos Verdes Drive North on May 10, 2004 was reported in the Daily Breeze and
Palos Verdes Peninsula News on May 11" and May 13", respectively. The 86
townhouse units had been leased from the Navy for student and faculty housing since
1998.

Staff understands that the Navy has been pre-qualifying bidders for the auction of the
San Pedro housing site. One of the potential bidders is the Westgate Group, who is
proposing to construct a 140-unit condominium project on adjacent property in the City
of Los Angeles (see discussion below). The website for the auction of the Navy housing
site (http://www.PonteVista.com) was up and running by the end of July 2004. The
property is being marketed as Ponte Vista to homebuilders through Colliers Seeley, a
major international commercial real estate brokerage. According to the Ponte Vista
website, an Invitation for Bid (IFB) is expected to be released this fall, with the bidding
period to be open for a 30- to 45-day period after release of the IFB.



http://www.PonteVista.com/

At the annual San Pedro Facility RAB meeting on August 18, 2004, Navy personnel
stated that portions of the Palos Verdes housing site had been quitclaimed to
Marymount College and Rolling Hills Preparatory School in April 2004 and August 2004,
respectively. It was also announced that the seventy-six (76) units of homeless housing
on the Palos Verdes site would be granted to Volunteers of America (VOA) since South
Bay Crossings failed to demonstrate its ability to fulfill its obligations under the 1999
reuse plan. Navy personnel also discussed the upcoming Internet auction of the San
Pedro/John Montgomery housing site.

As of late-October 2004, the Navy had not yet issued the IFB to begin the on-line
auction of the Ponte Vista property. However, the auction website had been updated to
include additional, detailed information about the portions of the property to be
conveyed to VOA and the Kenny Nickelson Memorial Foundation (KNMF) for homeless
housing and related services. Atthe end of the auction and prior to close of escrow, the
winning bidder will have the opportunity to negotiate an alternative agreement with VOA
and/or KNMF to buy out “their interests, which total approximately twenty (20) acres of
the 62-acre site and include seventy-six (76) existing residences and two (2) non-
residential buildings. The Navy shall have final authority to approve any alternative
agreement reached by winning bidder and the homeless services providers. In the
event that an alternative agreement is not approved and/or executed, the Navy shall
quitclaim the designated portions of the site to VOA and/or KNMF.

On November 1, 2004, the Navy issued the IFB to begin the on-line auction process for
the Ponte Vista property. The auction itself was scheduled to begin on December 1,
2004, with a minimum opening bid of twenty-five million dollars ($25,000,000) for the
61.53-acre site. Prospective bidders were required to post a registration deposit of one
million two hundred fifty thousand dollars ($1,250,000). The IFB also advised bidders of
the obligation to provide for the designated homeless service providers (HSPs), either
through an alternative agreement between the HSPs and the high bidder or through
direct conveyance of nearly twenty (20) acres of the site to the HSPs. The auction is
expected to continue until at least mid- to late-December 2004.

The on-line auction for the Ponte Vista property began on December 1, 2004, but got off
to a slow start, with only one bid submitted after nearly three weeks. On December 16,
2004, the Navy issued an amendment to the Invitation for Bids (IFB) for a revised
easement description related to the homeless services providers {HSPs Jparcels. Due
to the amended IFB, the auction is not expected to end until early January 2005. Once
the auction ends and during the 60-day escrow period, the final high bidder will have the
opportunity to negotiate alternate agreements with the designated HSPs to possibly
acquire their respective interests in the Ponte Vista site, which encompass seventy-six
(76) units and two (2) non-residential buildings on a 19.58-acre portion of the site. The
Navy retains the authority to approve or disapprove any alternate agreement(s)
between the high bidder and the HSPs.

The 72-hour <Tall for Final Bids “in the on-line auction for the Ponte Vista property was
issued on January 3, 2005. The number of bidders then increased to at least four (4),



and the pace of bidding suddenly picked up at this point. The Navy issued an
amendment to the IFB on February 17, 2005, to increase the minimum bid increment to
$500,000, presumably to speed up the conclusion of the auction. The Navy issued
another IFB amendment on February 25, 2005, to increase the minimum bid increment
to $1,000,000. Shortly thereafter, the on-line auction ended on March 7, 2005. The
high bid of $88,000,000 2 which equates to nearly $2,100,000 per acre 2 was submitted
by Yuildmortge “and the second highest bidder was t¥ichmar.” The high bidder is only
guaranteed to receive a 41.95-acre portion of the 61.53-acre property, with the
remaining balance of the property to be conveyed to the designated HSPs unless
alternate agreements are reached between the high bidder and the HSPs. The actual
identities of the two highest bidders had not been revealed by the time this report was
completed. Also, in a Daily Breeze article on March 9, 2005, Los Angeles City
Councilwoman Janice Hahn 2 in whose district the Ponte Vista property is located 2 was
guoted as supporting the inclusion of Little League fields in the future residential
development project. Staff continued to monitor the progress of the sale through the
end of the auction and the 60-day escrow period, including the status of any alternate
agreements that may be reached between the final high bidder and the HSPs.

In a Daily Breeze article on April 6, 2005, the high bidder in the Ponte Vista auction
(Yuildmortge ) identified himself as Bob Bisno of Century City-based Bisno
Development Company. Based upon comments attributed to Mr. Bisno, it appears that
he intends to develop the site with high-density multi-family units, and to construct
substantially more units than the two hundred forty-five (245) homes that currently exist
on the site. The property is currently zoned R-1 by the City of Los Angeles, so it is
expected that a change in zoning will be required to implement the developer §
proposal. However, Mr. Bisno has expressed confidence that he will reach agreements
with the designated HSPs to buy out their interests in a 19.58-acre portion of the 61.53-
acre site.

A Daily Breeze article on July 13, 2005, reported that Bisno Development was preparing
to submit an application to develop the former Navy housing site with 2,300 townhouses
and condominiums. As part of the project, a portion of the development would be
dedicated for senior housing and a senior recreation center. Additionally, it was
reported that the developer proposed to set aside forty percent (40%) of the project site
as open space, and to construct four (4) baseball diamonds for San Pedro § Eastview
Little League. Plans were expected to be submitted to the City of Los Angeles during
the week of July 18™". The Daily Breeze article noted the concerns of neighboring
homeowners fassociations and Councilwoman Janice Hahn § office regarding the scale
of the project and the potential impacts it would have on the environment and
surrounding neighborhoods.

On August 22, 2005, City Staff met with the developer § representatives on the project
site. At that meeting, City Staff was informed that project plans had been submitted to
the City of Los Angeles and were being reviewed for completeness. The developer §
representatives confirmed that the project proposed 1,725 multi-family housing units
and 575 senior housing units for a total of 2,300 housing units on a site that previously



accommodated 245 housing units. City Staff was also informed that the 76-unit
transitional homeless housing facility was no longer a part of the project.

After hearing the developer § presentation, City Staff raised brief concerns regarding
impacts to Western Avenue, specifically regarding traffic volumes related to the high
density of the project and the design of the street entry points to the project site. The
developer § representatives informed City Staff that an advisory board, consisting of the
project team and community members, would be formed to address public concerns.
When asked if a community representative from the City was on the advisory board, the
developer § representatives said that there was but they could not recall the individual §
name. To date, it is still unknown who (if anyone) has been asked to serve on the
advisory board on the City § behalf. It should also be noted that the developer §
representatives intend to participate in the Western Avenue Task Force process.

On September 15, 2005, the City received a Notice of Preparation (NOP) from the City
of Los Angeles notifying interested parties that an EIR would be prepared for the Ponte
Vista project and that a public scoping meeting would be held on October 6, 2005. The
public comment period was scheduled to end on October 14, 2005. Staff intended to
attend the scoping meeting and report back to the Council.

At the October 6™ scoping meeting, many Rancho Palos Verdes, San Pedro and Harbor
City residents expressed their concerns about the project. These concerns included
(but were not limited to): traffic impacts related to existing and proposed development
surrounding the project site; proposed residential density that is nearly ten (10) times
the number of existing units on the project site; impacts upon local schools and other
public services and infrastructure; the gating of the community and limiting public
access to the project § recreational amenities; the close proximity of the proposed Little
League fields to the adjoining condominiums and other issues related to the design of
the site; air quality impacts to surrounding residences during and after project
construction; and hazardous materials issues and the close proximity of the site to the
adjoining Navy fuel depot. The City of Los Angeles also announced that the public
comment period for the Notice of Preparation (NOP) would be extended to November
30, 2005 (it was originally scheduled to end on October 14, 2005). Staff prepared draft
comments on the NOP for the City Council § review at the November 1, 2005, meeting,
prior to their submittal to Los Angeles City Planning staff.

On November 9, 2005, a second community meeting was held for the Ponte Vista
project. No new project information was presented at this meeting, which served
primarily to give the developer § project team an opportunity to present information to
the public about the project. It was also interesting to note that the developer was
actively soliciting public opposition (in the form a petition) to the selection of the Ponte
Vista site as the preferred site for a new public high school, and that the Ponte Vista
Community Advisory Board was characterized to Staff by the community outreach
coordinator as friends of Ponte Vista. = Staff asked to be provided with the names of
the Rancho Palos Verdes representatives to the Advisory Board, but the developer had
not done so by the date that this report was completed. Therefore, in response to the



City Council § direction on November 1, 2005, the final comments on the scope of the
Environmental Impact Report (EIR) for the Ponte Vista project were forwarded to the
City of Los Angeles on November 14, 2005. The public comment period on the scope
of the EIR ended on November 30, 2005. Staff expects that a draft EIR for the project
may be available for public review and comment by the second quarter of 2006.

Based upon direction from the City Council at the December 6, 2005, meeting, a letter
from the Mayor to Los Angeles City Councilwoman Janice Hahn was prepared on
December 22, 2005. Staff continues to monitor this project, and awaits the release of
the draft EIR.

On February 13, 2006, the Northwest San Pedro Neighborhood Council (NWSPNC)
agendized a motion opposing a proposal by Los Angeles City Councilwoman Janice
Hahn for a specific plan for the Ponte Vista project. The NWSPNC agreed that the
entire site should be master planned, but was concerned that the NWSPNC needed a
role in the process and that the Los Angeles Unified School District (LAUSD) should be
included as a project stakeholder. In last-minute discussions with Councilwoman Hahn,
however, she agreed to a 3-phase Neighborhood Assessment Process for the project.
The phases would include an assessment of existing conditions in the northwest San
Pedro area, including a proposed subdivision and new Target store at Capitol Drive and
Gaffey Street; a series of focus groups in the community; and the preparation of a
specific plan for the Ponte Vista site. Based upon these changes in Councilwoman
Hahn § proposal, the NWSPNC withdrew its opposition. Staff continues to monitor this
project, and awaits the release of the draft EIR.

As of late March 2006, the City had yet to receive a formal response to the December
2005 letter from Mayor Wolowicz to Los Angeles City Councilwoman Janice Hahn
expressing concern about the role and function of the developer § Ponte Vista Advisory
Board. In the meantime, on March 22, 2006, the City received a newsletter from the
Ponte Vista developer, announcing (among other things) the formation of the Ponte
Vista Advisory Board. The Board members were characterized as Yoodwill
ambassadors to the community “who &ssist in selecting recipients of the Ponte Vista
community contribution grants.

In addition to the Ponte Vista project, Staff has been recently made aware of two other
projects in the northwest San Pedro area that may have impacts upon congestion in the
Western Avenue corridor. On March 13, 2006, the Northwest San Pedro Neighborhood
Council (NWSPNC) received a preliminary presentation regarding the proposed Target
store on the former DiCarlo Bakery site at the northwest corner of Capitol Drive and
North Gaffey Street. In addition, on March 17, 2006, the City received a public hearing
notice for a proposed 134-unit condominium project on the former Kinder-Morgan tank
farm site near the southwest corner of Capitol Drive and North Gaffey Street. Staff will
continue to monitor these projects in the future.

In April 2006, received another community newsletter from the developer of the Ponte
Vista project, this one focusing on the senior housing component of the project. Staff



also learned that Elise Swanson, the former Director of Community Development in Los
Angeles City Councilwoman Janice Hahn § office, had left the Councilwoman § office
and been hired by Bisno Development, the Ponte Vista developer. Mr. Bisno also
recently addressed the Northwest San Pedro Neighborhood Council (NWSPNC),
although Staff was unable to attend this meeting.

On May 8, 2006, the Northwest San Pedro Neighborhood Council (NWSPNC) received
a brief presentation from Councilwoman Janice Hahn § Staff § regarding the task force
that she is assembling. The 15-member task force will advise the Los Angeles city
planner assigned to the Ponte Vista project. The task force is expected to begin
meeting in June 2006. The Rancho Palos Verdes City Council recently appointed
representatives from the Rolling Hills Riviera, Peninsula Verde and Mira Vista
neighborhoods to the Ponte Vista task force. Also, at the May 8" NWSPNC meeting, a
representative of Bisno Development stated that the Draft EIR for the project was
expected to be released for public review by the end of June 2006.

The City recently received a newsletter regarding the active adult (i.e., senior) housing
component of the proposed Ponte Vista project.

On August 10, 2006, the Los Angeles Councilwoman Janice Hahn§ Ponte Vista
Advisory Board convened its first meeting. The 13-member Board includes
representatives of the Peninsula Verde, Rolling Hills Riviera and Mira Verde
homeowners fassociations in the City of Rancho Palos Verdes.

In opening remarks by Councilwoman Janice Hahn, she reiterated her position that
2,300 units were too much for the 62-acre site. In response, developer Bob Bisno
expressed confidence that, through the specific plan process, he would demonstrate
that this density was appropriate for the site. Los Angeles Principal City Planner Betsy
Weisman briefly discussed the specific plan process, and its relationship to the city §
General Plan and zoning regulations. She also noted that, as reported in the Daily
Breeze and Peninsula News on August 10, 2006, the City of Los Angeles will be hiring a
city planner who would be assigned specifically to the processing of the Ponte Vista
project.

On September 14 and 21, 2006, the Ponte Vista Community Advisory Committee
(PVCAC) held its second and third meetings, respectively. Staff was not able to attend
the September 14" meeting, but from the agenda, we understand that it was primarily a
feam building ~ meeting for PVCAC and its facilitator to identify general goals and
objectives and work out how future meetings would be conducted.

The September 215t PVCAC meeting began with the distribution of a meeting schedule
for the PVCAC that was prepared by the developer and the PVCAC chairman and
facilitator. The schedule was immediately criticized as too aggressive, calling upon
PVCAC to complete its review of the project§ specific plan by March 2007. The
developer distributed a binder of information submitted to the City of Los Angeles for its
proposed general plan amendment, community plan amendment and zone change.



Staff obtained one of these binders, and it is available for review during regular Planning
Division public counter hours. The developer also stated that this information will be
posted on the Ponte Vista website (http://www.pontevista.com). Los Angeles City
Planning Staff also provided a brief overview of the specific plan process, although no
specific plan documents have yet been provided to PVCAC. There was also discussion
about the availability of the project § traffic study for public review. The developer stated
that he was awaiting authorization from the City of Los Angeles Planning Department
and Department of Transportation (LADOT) before releasing the study.

The draft environmental impact report (DEIR) for the Ponte Vista project was released
on November 2, 2006, for a 90-day public comment period. Staff distributed a copy of
the executive summary from the DEIR as late correspondence at the November 7,
2006, City Council meeting. The public comment period for the DEIR ends on January
30, 2007. Staff intends to prepare comments for the City Council § review on January
19, 2007. The DEIR is available for review on-line at:

http://www.pontevista.com/deir/ and http://cityplanning.lacity.org/

The Ponte Vista Community Advisory Committee (PVCAC) met on November 9, 2006,
and November 30, 2006, and began reviewing the DEIR. Much of the discussion
focused on the traffic study and project alternatives. PVCAC met again on January 11,
2006, and conducted a public forum to accept input on the project § DEIR on January
18, 2006. Hundreds of people 2 both in support of and in opposition to the proposed
project 2 were allowed to express their concerns directly to PVCAC. Both Staff and
Councilman Wolowicz addressed PVCAC expressing the City § concerns about the
project. Los Angeles City Councilwoman Janice Hahn addressed PVCAC and forum
attendees, stating that traffic was clearly the number one issue on everyone § list of
concerns about the project, and pledging to continue to pressure the Navy to gain
access from the project site directly to Gaffey Street. She also stated that she opposed
LAUSD § proposal for a 2,025-seat high school on the site, suggesting that the District §
needs could be better met with several smaller campuses on property that the District
already owns and/or occupies in the Wilmington, Harbor City and San Pedro areas.
The public comment period on the DEIR ended on January 30, 2007.

The Ponte Vista Community Advisory Committee (PVCAC) met on February 8 and 27,
2007. At the February 8" meeting, Chairman John Greenwood a statement regarding
PVCAC § concerns about the project § environmental impact analysis. However, the
bulk of the meeting was devoted to a presentation by Los Angeles City Planning Staff
regarding a proposed schedule of meetings to formulate the specific plan for the project.
This process was set to begin at the February 27" meeting with a 33 0 D Q Q L Qype
overview of the specific plan process and basic urban design principles.

The PVCAC met on March 8 and 22, 2007. At the March 8™ meeting, Los Angeles City
Planning Staff facilitated the first part of a ¥isioning “~workshop to identify the desired
mix of residential, commercial, open space and linkages for the Ponte Vista project.
PVCAC members broke into three (3) roundtable groups with Los Angeles Urban


http://www.pontevista.com/deir/
http://cityplanning.lacity.org/

Planning Staff members. The vision plans bore some similarities to one another in
terms of the mix of uses desired for the site, and all of them envisioned that some
significant portion of the proposed residential units would be at a higher density than the
current R-1 zoning would otherwise permit. At the March 22" meeting, Los Angeles
City Planning Staff further refined the site plans developed by the PVCAC members.
The Committee reviewed and commented on the refined plans and also received a
presentation from Los Angeles City Planning Staff regarding the demographics (i.e.,
population, housing, income, etc.) of the San Pedro Community Plan Area. During
public comments, representatives of San Pedro Homeowners United and the San Pedro
Peninsula Homeowners {Coalition expressed support for retaining the existing R-1
zoning of the Ponte Vista site. Rancho Palos Verdes Committee member Mark Wells
also announced his resignation from PVCAC due to his appointment to the City § Traffic
Safety Commission.

The Ponte Vista Community Advisory Committee (PVCAC) met on April 12 and 26,
2007. At the April 12t meeting, Los Angeles City Planning Staff presented a composite
site plan based upon the three (3) conceptual site plans and input provided by the
Committee at the PVCAC meetings in March 2007. The composite site plan depicted
higher density development around the perimeter of the project site, but with open
space and ball fields along the southerly side. Small-scale mixed-used development
was designated for the central portion of the site. The use of small groupings of
attached single-family row houses along Western Avenue would preserve view corridors
over the site. Accommodation was also made for the possible future site of a school.
Members of the Committee were concerned that the composite plans still did not
identify specific densities for the site or the location of the seniors-only portion of the
project. Several members of the public spoke in favor and in opposition to both the
original project proposal and the composite site plan presented at the meeting. On the
whole, almost no one was satisfied that the composite site plan was reflective of the
direction that the Committee saw for the Ponte Vista site. At the April 26" meeting,
PVCAC was scheduled to discuss traffic issues with Staff from the Los Angeles
Department of Transportation (LADOT).

The Ponte Vista Community Advisory Committee (PVCAC) met on April 26, May 10 and
May 22, 2007. At the April 26" meeting, Los Angeles Department of Transportation
(LADOT) presented a summary of its additional analysis of the project § traffic study.
Since the traffic study from the DEIR used existing traffic counts taken when Western
Avenue was impacted by construction related to the sinkholes, new traffic counts were
taken in March 2007. LADOT Staff stated that the new counts 2 which were higher at
some locations and lower at others? did not change the basic conclusions of the
developer § traffic study. However, LADOT Staff stated that the developer § use of a
trip generation rate for a high-rise condominium resulted in much lower trip generation
than would the use of a townhouse/condominium rate (such as was used for the Playa
Vista project in West Los Angeles). The Committee asked LADOT to recalculate the
trip generation for the project using more conservative assumptions, and determine if
the proposed traffic mitigation would still be adequate to address the project § impacts.
The Committee also began to discuss reaching consensus on certain key provisions of



the project for its ultimate recommendations to Councilwoman Hahn. The majority of
the Committee agreed that the project should include an access road for Mary Star-of-
the-Sea High School, and a separate seniors-only component with transportation
service for residents. However, several other key issues remained to be addressed.

At the May 10" meeting, the Committee received a follow-up report from LADOT.
Based upon more conservative trip generation assumptions, LADOT concluded that the
number of market-rate condominiums proposed would need to be reduced by more than
one-quarter in order for the developer § currently-proposed mitigation measures to fully
address the project § traffic impacts. The Committee also received a presentation from
Los Angeles Unified School District (LAUSD) Staff regarding the proposed revisions to
South Region High School No. 14 on the Ponte Vista site, which has now been scaled
back from 2,025 seats to 810 seats. Finally, the Committee received a presentation
from PVCAC member Jerry Gaines, based upon traffic data gleaned and studies from
his experience with the Western Avenue Task Force.

A